
 

 

 

Date:   September 20, 2018  
 

To:   Interested Person  
 

From:   Rodney Jennings , Land Use Services  
  503 -823 -5088  / Rodney.Jennings@portlandoregon.gov  
 

NOTICE OF A TYPE II DECISION ON A PROPOS AL IN 
YOUR NEIGHBORHOOD  
 

The Bureau of Development Services has  appro ved a proposal in your neighborhood.  The 
mailed copy of this document is only a summary of the decision.  
The reasons for the decision are included in the version located on the BDS website 
http://www.portlandonline.com/bds/index.cfm?c=46429 .  Click on the District Coalition then 
scroll to the relevant Neighborhood, and case number.  If you disagree with the decision, you 
can appeal.  Information on how to do so is included at the end of t his decision.  
 

CASE FILE NUMBER : LU  17 -265776  CU AD 
 

GENERAL INFORMATION  
 

Applicant:  Ray Yancey , Myhre Group Architects  
620 SW 5th  Ave #500, Portland, OR 97204  

 (503) 236 -6000 , rayy@myhregroup.com  
 

Ownerõs Gateway Church , Contact:  Gregg Matz  
Representativ e:   1330 0 NE San Rafael St, Portland, OR 97230   
 (503 ) 805 -1907 , greggmatz@gmail.com  
 

Owner : Gateway Baptist Church  
 PO Box 20398, Portland, OR 97294  
 

Site Address:  13300 NE SAN RAFAEL ST  
 

Legal Description:  LOT 10&11 TL 6600, RICHLAND;  LOT 11 TL 7200, RI CHLAND;  LOT 
11 TL 7300, RICHLAND;  LOT 11 TL 7600, RICHLAND;  LOT 11 TL 
7700, RICHLAND  

Tax Account No.:  R703305700, R703306520, R703306570, R703306590, R703307040  
State ID No.:  1N2E26DC  06600, 1N2E26DC  07200, 1N2E26DC  07300, 1N2E26DC  

07600, 1N2E26DC  07700  
Quarter Section:  2844  
 

Neighborhood:  Russell, contact Ron Glanville at 503 -341 -1402.  
Business District:  Gateway Area Business Association, contact info@gabanet.com  
District Coalition:  East Portland Neighborhood Office, contact Victor Salinas at 503 -823-

6694.  
 

Plan District:  Glendoveer  
Zoning:  R7h  
Case Type:  CU AD  Conditional Use Review and Adjustment  
Procedure:  Type II, an administrative decision with appeal to the Hearings Officer.  
 

Proposal:  
The applicant proposes a 2,717 square foot addition to the  existing 6,782 square foot worship 
building at the Gateway Baptist Church site.  The worship building is the westernmost of the 
three existing buildings on the site.  The addition includes a remodel of the building to add an 
elevator, expand restrooms and  provide a kitchenette for church use.  The proposal also 
includes additional landscaping to bring the site closer into conformance with current 
landscape standards.  The additional landscaping will require the removal of 15 of the existing 

http://www.portlandonline.com/bds/index.cfm?c=46429


Decision Notice for LU 17 -265776  CU AD  Page 2 

 

171 parking spa ces.  A Type II Conditional Use Review is required because the proposal 
increases the floor area of buildings and the area of exterior improvements by more than 1,500 
square feet and because the proposal reduces the number of existing parking spaces by mor e 
than 5% of the total spaces.  
 

Portland Zoning Code Section 33.110.245 and Table 110 -5 require that there be a 15 -feet wide 
setback, landscaped to the L3 standard, where institutional development sites abut a 
residential zone.  The L3 standard requires tr ees and high shrubs to screen the site from the 
residential zone.  The proposal includes a 6 -foot wide pedestrian connection along the 
northwest corner of the addition to the worship building.  Part of this pedestrian connection is 
proposed within the requ ired  15-foot landscaped buffer.  An Adjustment to 33.110.245 and 
Table 110 -5 is required to allow the area within this pedestrian connection to not be 
landscaped to the L3 standard.  
 

Relevant Approval Criteria:  
In order  to be approved, this proposal must c omply with the approval criteria of Title 33.  
Conditional Use requests will be approved if the review body finds that the applicant has shown 
that approval criteria A. through E. of Section 33.815.105 Institutional and Other Uses in R 
Zones have been met.   Adjustment requests will be approved if the review body finds that the 
applicant has shown that approval criteria A. through F. of Section 33.805.040, Adjustment 
Approval Criteria, have been met.  
 

ANALYSIS  
 

Site and Vicinity:   The flat , nearly 3 -acre sit e is unusually shaped  with frontage on NE San 
Rafael St, NE 132 nd  Ave, and a short section of NE 134 th  Pl.  The site does not include the two 
residentially developed lots at the corners  of NE San Rafael St and NE 132 nd  Ave, or the  
residential lots  facing NE 132 nd  Ave between NE Hancock St and NE Schuyler St .  The church 
site is currently developed with a one and two story fellowship hall, a two story classroom 
building, and a two story worship hall.  Surface parking lots accommodating 171 space are 
distribu ted throughout the site, and accessed from NE San Rafael St and NE 132 nd  Ave.  There 
are landscaped areas with lawns, shrubs and trees located in a central commons area between 
these buildings an  also interspersed around the perimeter of the site and withi n the church 
parking areas located west an d south  of the church .  The residential area surrounding the site 
is almost exclusively developed with single story ranch homes on lots ranging in size from 
about 7,000 to over 15,000 square feet.  
 

Zoning:   R7h, Gl endoveer Plan District  
 

The R7 zone is intended to foster the development of single -dwelling residences on lots having a 
minimum area of 4,200 square feet, with a minimum width and depth dimensions of 40 feet 
and 55 feet, respectively.  Newly created lots must have a maximum density of 1 lot per 7,000 
square feet of site area.   Religious institutions are allowed in the R7 zone if approved as a 
Conditional Use.  
 

The òhó overlay limits the height of structures and vegetation in the vicinity of the Portland 
In ternational Airport.  The height limit for this site is the same as the limit in the R7 base zone.  
 

The Glendoveer plan district is intended to ensure that the development patterns established 
through zoning provisions established by Multnomah County are p rotected and continued 
under City zoning regulations following annexation.  
 

Land Use History:   City records indicate that prior land use reviews include the following:  
 

MCF  25 -80 ð Church Expansion  
MCF  81 -02 ð Parking Lot  
MCF  87 -07 ð Design Review for landscape improvements  
MCF 8 -87 ð Expansions of Community Service Use  
 

Agency Review:  A òNotice of Proposal in Your Neighborhoodó was mailed January 8, 2018 .  
The following Bureaus have responded with no issues or concerns:  
Å  Water Bureau (Exh ibit E.1 ); 
Å  Fire Bureau  (Exhibit E.2 ); 
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Å  Police Bureau (Exhibit E.3 ); 
Å  Site Development Section of BDS (Exhibit E.4 ); 
Å Life Safety  Section of BDS (Exhibit E.5 ); 
Å Bureau of Parks -Forestry Division  (Exhibit E.6 ). 
 

The Bureau of Transportation responded with comme nts:  Please see Exhibit E.7 for additional 
details.  
 

The Bureau of Environmental Services responded with comments.  Please see Exhibit s E.8 and 
E.9 for  additional comments.  
 

Neighborhood Review:  No written responses have been received from either the Neig hborhood 
Association or notified prop erty owners in response to the Notice of P roposal.  
 

ZONING CODE APPROVAL CRITERIA  
 

Conditional Use  
 

33.815.105  Institutional and Other Uses in R Zones  
These approval criteria apply to all conditional uses in R zones ex cept those specifically listed in 
sections below.  The approval criteria allow institutions and other non -Household Living uses 
in a residential zone that maintain or do not significantly conflict with the appearance and 
function of residential areas.  The  approval criteria are:  
 

A. Proportion of Household  Living uses.  The overall residential appearance and function 
of the area will not be significantly lessened due to the increased proportion of uses not 
in the Household Living category in the residential  area.  Consideration includes the 
proposal by itself and in combination with other uses in the area not in the Household 
Living category and is specifically based on:  
 

1.  The number, size, and location of other uses not in the Household Living 
category i n the residential area; and  
 

Findings :  For Criteria A.1 and A.2 below, the terms òareaó and òresidential areaó 
are considered to be the same and are defined as an approximate distance of 400 
feet from the site .  Within 400 feet of the site, the applicant has identified  4 uses 
that are not  in the Household Livi ng use category  (Exhibit A.1) .  These include  a 5 -
bedroom adult foster care facility north of San Rafael  at 2106 NE 132 nd  Ave, 
Portland Fire Bureau  Station 30 located across from the site at 13313 N E San 
Rafael St, a landscape design and nursery use immediately south  of the site at 
1830 NE 132 nd  Ave, and the Resurrection Lutheran and Montessori School located 
approximately 340 feet south of the site at 1700 NE 132 nd  Ave.  Three  of these 
uses, the adult  foster care facility , the fire station, and the nursery, are located on 
lots that are in the same general size range as residentially d eveloped lots in the 
area.  The adult foster care facility  serves a residential function, as does the fire 
station that provides live -in facilities for first responders.  The landscape 
design/nursery use located immediately south of the church site  is accessory to a 
single -dwelling residence , and provides additional open space between the church 
and the surrounding resident ial area.  The Resurrection Lutheran Church  
includ es ample off -street parking area , and attractive, well -maintained open 
landscaping between the c hurch building  and t he street frontage along NE 132 nd .   
 

While there are 4 nonresidential uses within a 400 -foot  radius of the subject site, 
the vast majority of properties within this vicinity area are developed with single -
dwelling residences.  Within this 400 -foot  radius, there are app roximately 96  lots  
of which approximately 96%  percent are developed with sin gle-dwelling residences.  
As such, ev en with the addition to the existing church , the residential appearance 
and function of the area will be maintained.  
 

Based on these findings, this criterion is met.  
 

2.  The intensity and scale of the proposed use and o f existing Household Living 
uses and other uses.  
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Findings:   The church along with the associated school has operated at this 
location for several decades, as have the  other non -household living uses located 
within 400 -feet of the site.  The adult foster c are facility at 2106 NE 132 nd  Ave was 
built in 1996,  Fire Station 30  was built in 1959, and the Resurrection Lutheran 
Church was built in 1981.  The proposed 2,717 square foot addition to the existing 
6,782 square foot worship building includes adding an el evator to increase 
accessibility to the second level, expansion of restrooms and the addition  of a 
kitchenette for the church us e.  Increases in worship space and other changes 
that would increase the intensity of the use by adding parishioners are not 
pro posed.  T he intensity and scale of the church use will remain essentially the 
same, and the church use has a long history of successful coexistence with the 
surrounding residential uses along with the other non -Household Living uses in 
the residential  area.  This criterion is met.  

 

B. Physical compatibility.    
 

1.  The proposal will preserve any City -designated scenic resources; and  
 

Findings:  There are no City -designated scenic resources on this site.  This 
criterion is not applicable.  
 

2.  The proposal will  be compatible with adjacent residential developments based on 
characteristics such as the site size, building scale and style, setbacks, tree 
preservation and landscaping; or  

3.  The proposal will mitigate differences in appearance or scale through such 
means as setbacks, screening, landscaping, tree preservation, and other design 
features.  
 

Findings:   The applicant proposes a 2,717 square foot addition to the existing 2- 
story 6,782 square foot worship building at the Gateway Baptist Church site.  The 
addi tion includes  add ing  an elevator, expand ing restrooms and providing  a 
kitchenette for church use .  In terms of  style , the proposed addition presents 
attract ive facades that will add  windows and brick finishes to the west end of the 
existing worship buildin g that are compatible with the ranch style houses that 
predominate in the area.  
 

In evaluating the compatibility of the expanded church as it relates to size and  
building scale , it is useful to refer to development standards  for institutional uses  
that app ly in the R5 zone that are listed in Table 110 -5.  Thes e standards allow, a 
maximum floor area ratio (FAR)  of .5 to 1, a maximum building coverage of 50% of 
the site , and  a maximum building height of 50 feet.  The proposal will be well 
under all these maxi mum dimensions.   
 

The worship building is the westernmost of the three existing 2 story buildings on 
the site , which together have an existing building floor area of 27,460 square and 
building coverage of 16,762 square feet , which is  approximately 13.1% o f the 
128,074 square foot site .   With the addition, the building floor area will increase 
to 30,177 square feet, which will be a total site FAR  of approximately .33 to 1, and 
the building coverage will increase to 18,570 square feet, which will be 
approxi mately 14.5% of the site.  The height of the pr oposed addition is 27õ 1ó.   
 

Per Table 110 -5, minimum setbacks for institutional development are based on the 
building height.  The requirement is that buildings be set back at least 1 foot for 
each 2 feet of building height, but in no case le ss than 15õ.  Given the height of the 
proposed addition, the required setback is 15 feet.  The existing worship hall 
building is set  back approximately148õ 8ó from the NE San Rafael Street lot line to 
the north , approximat ely 152õ 8ó from the NE 132nd  Street lot line to the west, 
approximately 69õ 5ó from the south side lot line, and more than 160õ from the 
east side lot line .    With the addition, the setbacks of the worship hall will  be 
approximately 130ó 7ó from San Rafael Street, approximately131õ 1ó from NE 132nd  
Ave and approximately 54õ 8ó from the south lot line .  Given these generous 
setbacks, which are as wide or wider than a typical residential lot in a R7 zone, 
where the mi nimum required lot width is 40õ, the siz e and scale of the worship hall 
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with the addition will remain compatible with the residential areas south, west, 
and north of the site.  
 

There is one exception.  The addition is proposed to be set back 17õ 8ó from the 
southeast corner of the rear lot line  of the residence located at 1924 NE 132 nd  Ave 
This residence, which is owned by the church , but not part of the site of this 
conditional use review, is currently screened from  the worship hall by an existing 
mature laurel hedge .  Also, much of the area  of this 17õ 8ó setback area is 
currently paved and used as a vehicle circulation area.  This proposal includes 
removing the vehicle circulation area and adding more landscaping and a 
pedestrian connection between west end of the worship hall and the rear lot  line at 
1924 NE 132 nd  Ave.  The institutional development standards in Table 110 -5 also 
require that there be a minimum 15 õ-wide L3 landscape buffer where the site 
abuts a residential lot line.  The L3 standards requires trees, groundcover, and 
minimum 6õ high site obscuring shrubs.  The existing laurel hedge provides the 
required 6õ high site obscuring shrubs, and the applicant is proposing to plant 
additional trees and groundcover in this area  that would meet  the L3 standard  
(See Exhibit C.4) .  However, part of the proposed pedestrian connection along the 
west end of the worship hall addition falls within the required 15 foot landscape 
buffer.  The applicant has concurrently applied for an Adjustment to reduce the 
width of the required landscape buffer.  The findings in support of this Adjustment 
are included later in this decision.  However, the  existing laurel hedge  and new 
trees  along with the replacement of the paved vehicle area between the worship 
hall addition and the SE corner of the lot at NE 132 nd Ave, are sufficient to provide 
a compatible relationship between this residence and the expanded worship hall.  
This criterion is met.  
 

C. Livability.   The proposal will not have significant adverse impacts on the livability of 
nearby residential zoned l ands due to:  

 

1.  Noise, glare from lights, late -night operations, odors, and litter; and  
 

Findings:   The existing exterior lighting in the church parking areas is oriented 
downward towards the parking and no other new exterior lighting that would 
impact a djacent residences is proposed .  The addition to the worship building will 
not add new seating or other features that will expand the intensity of the use on 
the site , or the addition of late night operations,  that would lead to increases in 
noise or litte r , and as such will not  adversely impact residential livability .  The 
addition of a kitchenette may possibly lead to increased odors related  to food 
preparation .  However, the character and intensity of such odors would not differ 
from what would expected to be generat ed at any residential use and, t herefore , 
would have no impact on residential livability .  This criterion is met.  
 

2.  Privacy and safety issues.  
 

Findings :  The Fire Bureau, Police Bureau and Life Safety Section of the Bureau of 
Development Se rvices reviewed this request and have identified no safety related 
concerns with the proposal  (Exhibits E.2, E.3 and E.5) .  The proposed changes 
include creating accessible access to the worship hall which will increase safety for 
disabled users of the fac ility.  The pr oposal will bring the existing worship building 
closer to the southeast property corner of an existing residence that is also owned 
by the church and will replace a driveway in this same area with a pedestrian 
walkway and enhanced landscaping .  This change has the potential to create 
privacy impacts on this residence.  However, there is an exi sting hedge that 
exceeds 6õ in height at this location that provides privacy screening for the 
residence and additional landscaping will be added to enha nce this existin g buffer. 
This enhanced landscaping is  satisfactory to demonstrate that this criterion is 
met.  
 

D.  Public services.  
 

1.  The proposed use is in conformance with the street designations of the 
Transportation Element of the Comprehensive Plan;   
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Findings:   The response from PBOT (Exhibit E.7 ) includes the following comments 
in relation to this criterion:  
 

At this location, the Cityôs Transportation System Plan classifies the siteôs abutting streets 
as follows: 

 

Street 

Name 

Traffic Transit Bicycle Pedestrian Freight Emergency 

Response 

Street Design 

NE San 
Rafael 

Neighborhood 
Collector 

Community 
Transit 

City 
Bikeway 

City 
Walkway 

Local 
Service 

Minor Local Service 

NE 132nd 
Ave 

Neighborhood 
Collector 

Local 
Service 

Local 
Service 

City 
Walkway 

Local 
Service 

Major Local Service 

NE 134th Pl Local Service Local 
Service 

Local 
Service 

Local 
Service 

Local 
Service 

Local 
Service 

Local Service 

   

The Transportation System Plan states that:  
 

Neighborhood Collector streets ñare intended to serve as distributors of traffic from Major 
City Traffic Streets or District Collectors to Local Service Streets and to serve trips that both 
start and end within areas bounded by Major City Traffic Streets and District Collectorsò. 
 

Community Transit streets ñare intended to serve neighborhoods and industrial areas and 
connect to citywide transit serviceò. 
 

City Bikeway streets ñare intended to serve the Central City, regional and town centers, 
station communities, and other employment, commercial, institutional, and recreational 
destinationsò. 
 

City Walkway streets ñare intended to provide safe, convenient, and attractive pedestrian 
access to activities along major streets and to recreation and institutions; provide 
connections between neighborhoods; and provide access to transitò. 
 

Local Service Freight streets ñare intended to serve local truck circulation and accessò. 
 

Major Emergency Response streets ñare intended to serve primarily the longer, most direct 
legs of emergency response tripsò. 
 

Minor Emergency Response streets ñare intended to serve primarily the shorter legs of 
emergency response tripsò. 
 

Local Service streets ñare intended to distribute local traffic and provide access to local 
residences or commercial usesò.   
 

The proposed project will have no impacts on the stated functions or objectives of the 
roadway classifications noted above.  The proposed addition to the existing Gateway Baptist 
Church site is supportive of the aforementioned street classification from the Transportation 
Element of the Comprehensive Plan (Transportation System Plan).  This criterion is met. 
 

The analysis and findings of PBOT that the proposed project will have no impacts 
on the stated functions and classifications of adjacent streets is sufficient to 
demonstrate that this criterion is  met.  
 

2.  The transportation system is capable of supporting the proposed use in addition 
to the existing uses in the area.  Evaluation factors include street capacity, level of 
service, and other performance measures; access to arterials; connectivity; tr ansit 
availability; on -street parking impacts; access restrictions; neighborhood impacts; 
impacts on pedestrian, bicycle, and transit circulation; safety for all modes; and 
adequate transportation demand management strategies;   
 

Findings:   The response fr om PBOT (Exhibit E.7 ) includes the following comments 
in relation to this criterion:  
 

Prior to providing the findings for this approval criterion/evaluation factors, PBOT must refer 
to the applicantôs submitted narrative indicating that there is no increase or change in use 
on the subject site.  The Gateway Baptist Church proposes a 2,717 sf addition and a 948 
remodel to address and improve accessibility on site and within the building.  These 
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improvements include at-grade access to the lower level, new elevator to provide access to 
lower and upper levels, expanded restrooms, a kitchenette for communion and nursery use 
and expanded lobby space.  The improvements do not change the current uses in the 
building, increase seating in the worship area or increase classroom sizes.   
 

Accordingly, PBOT staff identified that with no increase in use, similarly, no increase in trip 
generation would be expected as a result of the proposed project.  As no additional trip 
generation is expected, PBOT advised the applicant that a professionally prepared 
Transportation Impact Study (TIS) would not be necessary to address the above referenced 
approval criterion/evaluation factors.  As parking was a primary issue with the Cityôs review 
of this request since there will be a reduction of on-site parking supply from 171 spaces to 
156 spaces, PBOT requested the applicant to provide, in as much detail as possible, all of 
the current uses on the site as well as a breakdown on how patrons of the church and its 
other functions travel to/from the site for PBOTôs consideration.   The following brief findings 
are reflective of PBOTôs assessment of the submitted evidence in the record. 
 

Street capacity, level of service, and other performance measures 
The transportation-industry standard is to measure street capacity and level-of-service 
(LOS) only at intersections during the critical time period, such as weekday AM or PM peak 
hour.  Although capacity is a part of the LOS, the City of Portlandôs performance standards 
are defined only by LOS, which is defined by average vehicle delay. The City does not have 
performance standards for any of the other evaluation factors.  Given the unique usage 
related to churches and the traditional times when church uses/activities are at their peak, 
transportation impacts are not typically considered during the traditional peak periods of 
traffic noted above.  The short and concentrated timeframe during which the Gateway 
Baptist Church currently operates its most intense use, Sunday prayer services at 8:00 am 
1:00 pm, occurs when intersection operations are not typically stressed.  With no increase 
in use proposed, PBOT concludes that there will be no additional impacts to the local 
transportation system or further degradation of the performance of any area intersections. 
 

Access to arterials  
The subject site has frontage along two arterial roadways, NE San Rafael and NE 132nd 
Ave.  The proposed project will not affect access to/from these two abutting arterials.  
These two abutting arterial roadways also lead church patrons out towards the broader 
transportation system, including other arterial streets and the I-84 Freeway.  The proposed 
Conditional Use will have no bearing on access to arterials. 
 

Connectivity 
The Cityôs spacing goals for public through streets and public pedestrian connections is a 
maximum of 530-ft and 330-ft, respectively.  The subject site is not located in an area 
wherein blocks are linear, similarly shaped or consistent in size.  This is not uncommon in 
this area of the City which was annexed some time ago from Multnomah County.  As was 
briefly discussed above, because there will be no resulting increase in occupancy nor will 
the project result in a ñsignificant alterationò, PBOT will not have the ability to require any 
frontage improvements or new street/ pedestrian connections through the site.  Further, it is 
not PBOTôs practice to require new public facilities through institutional uses such as 
schools or churches.  PBOT has no concerns relative to this evaluation factor. 
 

Transit availability 
The closest transit service available to the subject site is via Tri-Metôs bus route #23 (San 
Rafael) with service along NE 132nd Ave (north of the site) and along NE San Rafael (west 
of the site) with a stop at the NWC of NE 132nd Ave/NE San Rafael.  The proposed 
Conditional Use request will have no impact on transit availability. 
 

On-street parking impacts  
The applicant provided City staff with a detailed list of the current activities on the 
church/school site to help address this evaluation factor.  Although there is a lengthy list of 
activities/users at the site, the vast majority of these are small gatherings of groups such as 
bible studies, youth groups, crafting and prayer groups.  These weekly groups are 
comprised of no greater than 25 people.  The most intensive, regularly occurring event at 
the site is the church service on Sundays between 8:00 am ï 1:00 pm, which draws 
approximately 200 patrons.  Other large gathering events include weddings and funerals, 
but these occur only 3-5 times/year.  At these larger events, the applicant has indicated that 
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there is a large percentage of patrons who arrive at the site via ridesharing with multiple 
people/vehicle. 
 

Given that the proposed project includes a reduction of 15 on-site parking spaces, resulting 
in 156 parking spaces remaining to serve patrons to the site, and with a maximum vehicle 
count of approximately 90 cars at the larger events (church service, weddings and funerals), 
it is apparent that all patrons of the events (large and small) can be accommodated by the 
on-site parking lot(s).  Notwithstanding this finding, on-street parking opportunities exist 
along each of the siteôs frontages along both sides of these streets.  It does not appear that 
there is a high demand for on-street parking ï accordingly, if there is a need for patrons of 
the church/school site to occupy any on-street parking opportunities, that there will not be 
any adverse impacts to the existing supply of on-street parking.  Further, the larger events 
wherein the greater number of vehicles are expected at the site, occur during a finite period 
of time during one day of the week.  PBOT does not expect there to be an adverse impact 
to on-street parking. 
 

Access restrictions  
The site has access to/from two arterials streets as mentioned previously.  There are no 
reasons to restrict  access to the site from either street concerning the proposed subject 
Conditional Use request. 
 

Neighborhood impacts 
Traffic volumes on area roadways and at area intersections are not expected to change 
upon approval of the proposed Conditional Use. Though the applicant has submitted this 
land use request to continue to allow the use of the site as an institutional use, the church 
has been operating at this site for greater than six decades.  No significant operational or 
safety problems have been identified.  There is a sufficient overall on-site and off-site 
parking supply to accommodate the existing and proposed use.  It is PBOTôs determination 
that the proposed Conditional Use request will not result in adverse impacts to the 
surrounding neighborhood. 
 

Impacts on pedestrian, bicycle, and transit circulation/safety for all modes 
Although the siteôs frontage along NE San Rafael includes a sidewalk, a robust system of 
sidewalks/ pedestrian facilities is not readily found throughout the broader area.  In fact, a 
higher level perspective of the greater neighborhood reveals little-to-no additional sidewalks 
throughout.  This is not surprising given this previous area of the County which was 
annexed into the City ï street standards in this outer part of the community did not include 
sidewalks as these were considered rural areas and pedestrians and vehicles were 
expected to share the roadways and gravel shoulders for passage.  Given the long-standing 
church use on the site, the community/pedestrians are well aware of the peak periods of 
patrons to the site to be cognizant of vehicles on the road.  The conditions near the site, in 
terms of the nearby streets, will not be altered as a result of the proposed Conditional Use 
request. 
 

There are identified bike facilities (Portland Bike/Walk Map) in the area including Shared 
Roadways (lower traffic streets) along NE San Rafael and NE 132nd Ave and a Bike Lane 
street along NE Halsey, south of the site.   
 

Transit availability was described earlier in this response as being in close proximity to the 
subject site. 
 

None of the above referenced modes of travel will be impacted by the proposed 
construction project related to the subject Conditional Use request. 
 

Adequate transportation demand management strategies 
Transportation Demand Management Plans (TDMP) are typically considered when 
mitigation measures are necessary to address impacts related to proposed developments.  
Strategies are developed in said TDMPs to help eliminate or minimize potential impacts 
determined to result on the local transportation system and/or neighborhood.  
As analyzed above, PBOT staff has found that all of the transportation-related approval 
criteria related to this land use request are satisfied.  Accordingly, no adverse impacts to the 
transportation system or to the neighborhood are expected to result from the proposed 
continued church use on the site, and therefore, no TDMP is necessary. 
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In conclusion, the applicant has demonstrated to PBOTôs satisfaction that all relative 
transportation-related approval criteria are satisfied.  PBOT is therefore supportive of the 
requested Conditional Use. 

 

The analysis and findings of PBOT is sufficient to demonstrate that the 
transportation system is  capable of supporting the proposed use for  al l the listed 
evaluation factors and this criterion is met.  
 

3.  Public services for water supply, police and fire protection are capable of serving 
the proposed use, and proposed sanitary waste disposal and stor mwater disposal 
systems are acceptable to the Bureau of Environmental Services.  
 

Findings:   The Water Bureau, Police Bureau, and Fire Bureau responded with no 
concerns regarding this proposal (Exhibits E.1, E.2 and E.3 ).  BES  responded that 
the proposed sa nitary sewer disposal is acceptable (Exhibit E.8), and that 
sufficient information has been provided to demonstrate that storm sewers 
acceptable to BES can be provided.  This criterion is met.  
 

E. Area plans.   The proposal is consistent with any area plans  adopted by the City Council 
as part of the Comprehensive Plan, such as neighborhood or community plans.  
 

Findings:   The site is within the area of the adopted Cully/Parkrose neighborhood plan 
adopted by City Council in 1986.  The plan has design guideline s for 12 design areas 
within the plan area.  The site is not within any of the 12 areas.  There are no policies 
in the plan that are applicable to institutional uses within a residential zone.  This 
criterion is met.  

 

Adjustment  
 

33.805.040  Approval Crite ria  
Adjustment requests will be approved if the review body finds that the applicant has shown 
that approval criteria A. through F. below have been met.  
 

A.  Granting the adjustment will equally or better meet the purpose of the regulation to be 
modified; and  

 

Findings:   The applicant proposes a 2,717 square foot addition on the west end of 
the existing 2 - story , 6,782 square foot worship building at the Gateway Baptist 
Church site.  The proposal also includes a new 6' wide p edestrian connection 
running along  the west facade of the addition to the worship building that will 
connect the main entrance to parking areas north and south and the main 
entrances of other existing buildings on the site.  The institutional development 
standards in  Zoning Code Section 33. 110.245 and  Table 110 -5 also require that 
there be a minimum 15 ' wide L3 landscape buffer where the site abuts a 
residential lot line.  An Adjustment is required because p art of this  proposed 
pedestrian connection along the west end of the worship hall add ition crosses 
within the required 15'  landscape buffer  between the site and the residential lot at 
1924 NE 132nd Ave. The purpose of the institutional development standards is:  
 

33.110.245 Institutional Development Standards  
 

Purpose:  The general base zon e development standards are designed for residential 

buildings.  Different development standards are needed for institutional uses which 

may be allowed in single -dwelling zones.  The intent is to maintain compatibility with 

and limit the negative impacts o n surrounding residential areas.  
 

In evaluating the compatibility  of the expanded church  as it relates to  size, and 
building scale, it is useful to refer to development standards for institutional uses  
that apply in the R5 zone that are listed in Tabl e 110 -5.  These standards allow  a 
maximum FAR of .5 to 1, a maximum building coverage of 50% of the site , and  a 
maximu m building height of 50 feet.  As described below, t he proposal will be well 
under all these maximum dimensions.   
 

The worship building is the  westernmost of the three existing 2 story buildings on 
the site, which together have an existing building floor area of 27,460 square and 
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building coverage of 16,762 square feet, which is approximately 13.1% of the 
128,074 square foot site.   With the add ition, the building floor area will increase 
to 30,177 square feet, which will be  a total site FAR  of approximately .33 to 1, and 
the building coverage will increase to 18,570 square feet, which will be 
approximately14.5% of the site.  The height of the pr oposed addition is 27õ 1ó.   
 

Per Table 110 -5, minimum setbacks for institutional development are based on the 
building height.  The requirement is that buildings be set back at least 1 foot for 
each 2 feet of building height, but in no case less than 15õ.  Given the height of the 
proposed addition, the required setback is 15 feet.  The existing worship hall 
building is set  back approximately148õ 8ó from the NE San Rafael Street lot line to 
the north, approximately 152õ 8ó from the NE 132nd Street lot line to the west, 
approximately 69õ 5ó from the south side lot line, and more than 160õ from the 
east side lot line.    With the addition, the setback of the worship hall will  be 
approximately 130ó 7ó from San Rafael Street, approximately131õ 1ó from NE 
132nd A ve and approximately 54õ 8ó from the south lot line.  Given these generous 
setbacks, which are as wide or wider than a typical residential lot in a R7 zone, 
where the minimum required lot width is 40õ, the size and scale of the worship hall 
with the additi on will remain compatible with the residential areas south, west, 
and north of the site.  
 

There is one exception.  T he worship hall addition is proposed to be set back 17õ 8ó 
from the southeast corner of the rear lot line of th is residential lot.  The only  
institutional development standard in Table 110 -5 that is not met by the proposal 
is the requirement that the L3 landscape buffer be at least 15' wide between the 
proposed addition and the residential lot at 1924 NE 132nd Ave  to accommodate 
the proposed p edestrian connection .  The proposed pedestrian connection will run 
north to south between  the west end of the worsh ip hall and the rear lot line of  
1924 NE 132 nd  Ave extending along and within the 15' required L3 landscape 
setback for a depth ranging betwe en 15 ' to 7 ' from the residential property line .   
The residence  at 1924 NE 132 nd  Ave, which is owned by the church, but not part 
of the site of this conditional use review, is currently screened from the worship 
hall by an existing mature laurel hedge tha t provides screening that meets th e L3 
height standard of a minimum of 6'  high for shrubs .  Also, much of the area of this 
17õ 8ó setback area is currently paved and used as a vehicle circulation area.  This 
proposal includes removing the vehicle circulati on area and adding  additional 
trees and groundcover landscaping that meets the L3 standard.   
 

The combination of factors cited above, including the generous setbacks, relatively 
low building coverage and FAR together work to maintain the compatibility of the 
overall proposal with the residential area and to limit negative impa cts.  The 
addition of trees and  landscaping within the area that is currently paved to 
augment the existing laurel hedge that already buffers the site from the residence 
at 1924 NE 13 2nd will further enhance the compatibility of the church use with, 
and limit the ne gative impacts of the church on,  this lot and other surrounding 
residential lots.  This criterion is met.  

 

B.  If in a residential zone, the proposal will not significantly d etract from the livability or 
appearance of the residential area, or if in an OS, C, E, or I zone, the proposal will be 
consistent with the classifications of the adjacent streets and the desired character of 
the area; and   
 

Findings:   In evaluating  the e ffect of the church addition on livability and 
appearance  with adjacent residential development it is useful to refer to 
development standards for institutional issues that apply in the R5 zone that are 
listed in Table 110 -5.  As noted in the findings in t his decision under Adjustment 
Criterion A, above, the FAR, building coverage, height and setbacks of the proposal 
are significantly below the maximums  in Table 110 -5.   
 

There is one exception.  The worship hall addition is proposed to be set back 17õ 8ó 
from the southeast corn er of the rear lot line of the residential lot  at 1924 NE 
132 nd  Ave.  The only institutional development standard in Table 110 -5 that is not 
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met by the proposal is the requirement that the L3 landscape buffer be at least 15' 
wide betw een the proposed addition and the residential lot at 1924 NE 132nd Ave 
to accommodate the proposed pedestrian connection.  The proposed pedestrian 
connection will run north to south between the west end of the worship hall and 
the rear lot line of 1924 NE 132nd Ave extending along and within the 15' required 
L3 landscape setback for a depth ranging between 15' to 7' from the residential 
property line.   The residence at 1924 NE 132nd Ave, which is owned by the 
church, but not part of the site of this condit ional use review, is currently 
screened from the worship hall by an existing mature laurel hedge that provides 
screening that meets the L3 height standard of a minimum of 6' high for shrubs.  
Also, much of the area of this 17õ 8ó setback area is currently paved and used as a 
vehicle circulation area.  This proposal includes removing the vehicle circulation 
area and adding additional trees and groundcover landscaping that meets the L3 
standard.   
 

Furthermore, the architectural style  of the proposed addition  presents attract ive 
facades that will add  windows and brick finishes to the west end of the existing 
worship buildin g that are compatible with the ranch style houses that 
predominate in the area.  
 

The combination of factors cited above, including the gene rous setbacks, relatively 
low building coverage and FAR , and compatible building style,  together wo rk to 
maintain the livability and appearance  of the overall proposal with the residential 
area and to limit negative impacts.  The addition of trees and land scaping within 
the area that is currently paved to augment the existing taller than 6õ in height 
laurel hedge that already buffers the site from the residence at 1924 NE 132nd will 
further enhance the livability and appearance  of the church use with, and l imit 
the ne gative impacts of the church on , this  lot  and other surrounding residential 
lots.  This criterion is met.  

 

C. If more than one adjustment is being requested, the cumulative effect of the 
adjustments results in a project which is still consistent  with the overall purpose of the 
zone; and  
 

Findings : Only one adjustment is requested. This criterion is not applicable.  
 

D.  City -designated scenic resources and historic resources are preserved; and  
 

Findings:  City designated resources are shown on th e zoning map by the ôsõ overlay; 
historic resources are designated by a large dot, and by historic and conservation 
districts. There are no such resources present on the site. Therefore, this criterion is 
not applicable.  

 

E. Any impacts resulting from the adjustment are mitigated to the extent practical; and  
 

Findings:    There are no discernible impacts that would result from granting the 
requested adjustment.  This criterion is met.  

 

F.  If in an environmental zone, the proposal has as few significant detri mental 
environmental impacts on the resource and resource values as is practicable;  
 

Findings:   Environmental overlay zones are designated on the Official Zoning Maps 
with either a lowercase òpó (Environmental Protection overlay zone) or a òcó 
(Environmen tal Conservation overlay zone).  As the site is not within an environmental 
zone, this criterion is not applicable.  
 

DEVELOPMENT STANDARDS  
 

Unless specifically required in the approval criteria listed above, this proposal does not have to 
meet the developm ent standards in order to be approved during this review process.  The plans 
submitted for a building or zoning permit must demonstrate that all development standards of 
Title 33 can be met, or have received an Adjustment or Modification via a land use rev iew prior 
to the approval of a building or zoning permit.  
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When the value of the proposed alterations is more than $163,650, up to 10% of the project 
value must be spent on upgrading the site to the zoning standards identified in Zoning Code 
Section 33.258 .070.d.2.b.  
 

CONCLUSIONS  
 

The existing church and school have existed at this site for many decades and form part of the 
context of the neighborhood.  The addition proposed to the worship hall will not increase the 
area of  the worship space.  Thus, the int ensity of the use will not significantly change with this 
proposal.  The proposal includes the addition of attractive improvements to the west façade of 
the worship hall.  The proposal also will result in additional landscaping on portions of the site 
that  are currently paved for vehicle s.  These two changes will further add to the compatibility of 
the church with the surrounding residential area.  Overall, these changes will also allow this 
institution to retain this compatibility with the residential area  even with a reduction in the 
width of the landscaping to less than 15õ adjacent to the residential lot west of the site, at 1924 
NE 132 nd  Ave, to accommodate the pedestrian connection.  
 

ADMINISTRATIVE DECISION  
 

Approval  of a Conditional Use  review (33.815 .105) for an approximately 2,717 square foot 
addition to the existing 6,782 square foot worship building at the Gateway Baptist Church site ; 
and  
 

Approval  of an Adjustment  to r educe the depth of the L3 landscape buffer requirements 
(Section 33.110.245.C.1,  Table 110 -5) from 15õ to a depth that varies in width from 7õ to 15õ 
along the west  and north lot  line s adjacent to the property at 1924 NE San Rafael St.  
 

The above approvals are granted  per the approved site, elevation and landscape plans, Exhibits 
C.1 throug h C.4, signed and dated September 18 , 2018, sub ject to the following condition : 
 

A. As part of the building permit application submittal, each of the 4 required site plans and 
any additional drawings must reflect the information and design approved b y this land use 
review as indicated in Exhibits C.1 -C.4. The sheets on which this information appears must 
be labeled, "Proposal and design as approved in Case File # LU 17 -265776  CU AD .  No field 
changes allowed.ó 

 

Staff Planner:  Rodney Jennings  
 

Decisi on rendered by:  __________ _________________________________ on September 18, 2018.  
            By authority of the Director of the Bureau of Development Services  

 

Decision mailed: September 20, 2018  
 

About this Decision. This land use decision is not a pe rmit  for development.  Permits may be 
required prior to any work.  Contact the Development Services Center at 503 -823 -7310 for 
information about permits.  
 

Procedural Information.   The application for this land use review was submitted on 
November 3, 2017 , and was determined to be complete on January 3, 2018 . 
 

Zoning Code Section 33.700.080  states that Land Use Review applications are reviewed under 

the regulations in effect at the time the application was submitted, provided that the 
application is complete  at the time of submittal, or complete within 180 days.  Therefore this 
application was reviewed against the Zoning Code in effect on November 3, 2017 . 
 

ORS 227.178  states the City must issue a final decision on Land Use Review applications 

within 120 -days  of the application being deemed complete.  The 120 -day review period may be 
waived or extended at the request of the applicant.  In this case, the applicant requested that 
the 120 -day review period be extended for 45 days on February 2, 2018, for an addit ional 45 
days on March 29, 2018, and for an additional 120 days on May 16, 2018, for a total of 210 
additional days , as stated with Exhibit s (Exhibit G.4 , G.5 and G.6 ). Unless further extended by 
the applicant, the 120 days will expire on: November 29, 201 8. 
  

Some of the information contained in this report was provided by the applicant.  
As required by Section 33.800.060 of the Portland Zoning Code, the burden of proof is on the 
applicant to show that the approval criteria are met.  The Bureau of Developme nt Services has 
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independently reviewed the information submitted by the applicant and has included this 
information only where the Bureau of Development Services has determined the information 
satisfactorily demonstrates compliance with the applicable appr oval criteria.  This report is the 
decision of the Bureau of Development Services with input from other City and public agencies.  
 

Conditions of Approval.   If approved, this project may be subject to a number of specific 
conditions, listed above.  Complian ce with the applicable conditions of approval must be 
documented in all related permit applications.  Plans and drawings submitted during the 
permitting process must illustrate how applicable conditions of approval are met.  Any project 
elements that are s pecifically required by conditions of approval must be shown on the plans, 
and labeled as such.  
 

These conditions of approval run with the land, unless modified by future land use reviews.  
As used in the conditions, the term òapplicantó includes the applicant for this land use review, 
any person undertaking development pursuant to this land use review, the proprietor of the 
use or development approved by this land use review, and the current owner and future 
owners of the property subject to this land use review.  
 

Appealing this decision.   This decision may be appealed to the  Hearings Officer , which will 
hold a public hearing.  Appeals must be filed by 4:30 PM on October 4 , 2018  at 1900 SW 
Fourth Ave.  Appeals can be filed at the 5 th  floor reception desk of  1900 SW 4 th  Avenue Monday 
through Friday between 8:00 am and 4:30 pm.  An appeal fee of $250 will be charged .  The 
appeal fee will be refunded if the appellant prevails.  There is no fee for ONI recognized 
organizations appealing a land use decision for p roperty within the organizationõs boundaries.  
The vote to appeal must be in accordance with the organizationõs bylaws.  Assistance in filing 
the appeal and information on fee waivers is available from BDS in the Development Services 
Center. Please see the  appeal form for additional information.  
 

The file and all evidence on this case are available for your review by appointment only.  Please 
call  the Request Line at our office, 1900 SW Fourth Avenue, Suite 5000, phone 503 -823 -7617 , 
to schedule an appointme nt.  I can provide some information over the phone.  Copies of all 
information in the file can be obtained for a fee equal to the cost of services.  Additional 
information about the City of Portland, city bureaus, and a digital copy of the Portland Zoning 
Code is available on the internet at  www.portlandonline.com . 
 

Attending the hearing.   If this decision is appealed, a hearing will be scheduled, and you will 
be notified of the date and time of the hearing.  The decision of the Hearings Officer  is final; any 
further appeal must be made to the Oregon Land Use Board of Appeals (LUBA) within 21 days 
of the date of mailing the decision, pursuant to ORS 197.620 and 197.830.  Contact LUBA at 
775 Summer St NE, Suite 330,  Salem, Oregon 97301 -1283, or phone 1 -503 -373 -1265 for 
further information.  
 

Failure to raise an issue by the close of the record at or following the final hearing on this case, 
in person or by letter, may preclude an appeal to the Land Use Board of Appeal s (LUBA) on that 
issue.  Also, if you do not raise an issue with enough specificity to give the Hearings Officer  an 
opportunity to respond to it, that also may preclude an appeal to LUBA on that issue.  
 

Recording the final decision.    
If this Land Use Revi ew is approved the final decision will be recorded with the Multnomah 
County Recorder.  

¶ Unless appealed,  the final decision will be recorded after October 4 , 2018  by the  Bureau of 

Development Services.  
 

The applicant, builder, or a representative does not need to record the final decision with the 
Multnomah County Recorder.  
 

For further information on your recording documents please call the Bureau of Development 
Services Land Use Services Division at 503 -823 -0625.    
 

Expiration of this approval.   An appro val expires three years from the date the final decision 
is rendered unless a building permit has been issued, or the approved activity has begun.  
 

Where a site has received approval for multiple developments, and a building permit is not 
issued for all o f the approved development within three years of the date of the final decision, a 

http://www.ci.portland.or.us/
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new land use review will be required before a permit will be issued for the remaining 
development, subject to the Zoning Code in effect at that time.  
 

Applying for your perm its.   A building permit, occupancy permit, or development permit may 
be required before carrying out an approved project.  At the time they apply for a permit, 
permittees must demonstrate compliance with:  
 

¶ All conditions imposed herein;  

¶ All applicable deve lopment standards, unless specifically exempted as part of this land use 
review;  

¶ All requirements of the building code; and  

¶ All provisions of the Municipal Code of the City of Portland, and all other applicable 
ordinances, provisions and regulations of the  City.  

 
 
 

EXHIBITS  
NOT ATTACHED  UNLESS  INDICATED  

 
A. Applicantõs Statements 
 1.  Original narrative, plans  and stormwater report, received November 3, 2017  
 2.  Revised narrative, plans and stormwater report, received December 22, 2017  
 3.  Revised civil plan s, landscape plans, and stormwater report, received March 16, 2018  
 4.  Revised civil plans, landscape plans and stormwater report, received August 22, 2018  
B.  Zoning Map (attached)  
C. Plans/Drawings:  
 1. Elevations (attached)  
 2. Overall Site Plan  (attache d) 
 3. Proposed Site Plan  (attached)  
 4. Proposed Landscape Plan  (attached)  
 5. Large Scale Plans and Elevations  
D.  Notification information:  
 1.  Mailing list  
 2.  Mailed notice  
E. Agency Responses:   

1.  Water Bureau  
2.  Fire Bureau  
3.  Police Bu reau  
4.  Site Development Review Section of BDS  
5.  Life Safety Section of BDS  
6.  Bureau of Parks, Forestry Division  
7.  Bureau of Transportation  
8.  Bureau of Environmental Services Original Response  
9.  Bureau of Environmental Services Revised Response  

F. Correspondence ð None Received  
G. Other:  
 1.  Conditional Use Application  and Receipt  
 2 Adjustment Application and Receipt  
 3 Incomplete Letter  
 4.  Request to extend 120 -review period by 45 days, received February 2, 2018  
 5 Request to extend 120 -review period by additional 45 days, received March 29,  2018  
 6.  Request to extend 120 -review period by additional 120 -days, received May 16, 2018.  
 
The Bureau of Development Services is committed to providing equal access to 
information and hearings.  Please notify us no less than five business days prior to the 
event if you need special accommodations.  Call 503 -823 -7300 (TTY 503 -823 -6868).  
 
 
 



 

 

 



 

 



 

 


